
PLANNING COMMISSION REPORT 

MEETING DATE: October 27, 2004  ITEM NO. GOAL: Coordinate Planning to Balance Infrastructure 
    
 
  
SUBJECT Heitel Ranch - 27-UP-2004 

 
REQUEST Request a conditional use permit for a Ranch on a 6.2 +/- acre parcel located at 

8485 E Dixileta Drive with Single Family Residential, Environmentally 
Sensitive Lands, Foothills Overlay (R1-190 ESL FO) zoning. 
 
Key Items for Consideration: 
• Existing site improvements include a single-family house, studio, 

guesthouse, sheds, barn, riding arenas and pastures. 
• The proposal is to use a property for a ranch with horse training and riding 

lessons. 
• The proposed site improvements for the ranch use include a new covered 

arena and additional sheds. 
• No outdoor lighting and no outside speakers are proposed. 
• Traffic generated by the proposed 

ranch use will not affect the local 
street capacity. 

 
Policy Documents: 
Desert Foothills Character Plan 
 

OWNER James Heitel 
 

APPLICANT CONTACT John Berry 
Beus Gilbert P L L C 
480-429-3003 
 

LOCATION 8485 E Dixileta Dr 
 

BACKGROUND Zoning. 
The site is zoned R1-190 ESL FO (Single-family Residential, 
Environmentally Sensitive Lands, Foothills Overlay).  The R1-190 district 
allows single-family residential uses.  In the R1-190 district ranches are 
subject to approval of a Conditional Use Permit.  The ESL district is an 
overlay district intended to protect environmentally sensitive lands and this is 
achieved through natural area easements, building height limitations, control 
of wash modification and other methods.  The FO is also an overlay district 
intended to preserve and the rural desert character by minimizing the impacts 
of land development by maximizing open space with specific requirements 
for space between buildings, distance of buildings from property lines, and 
requirements for maximum lot coverage. 
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Context. 
This site is located on the south side of Dixileta Road, between Pima Road and 
Hayden Road.  The area south of Dixileta is comprised of unsubdivided 
properties while the land north of Dixileta has been subdivided. 
 
Surrounding parcels: 
 

 Zoning Development 
North R1-70 ESL (HD) Sincuidados subdivision (single-family 

residential) 
East R1-190 ESL FO Single-family residential 
South R1-190 ESL FO Single-family residential 
West R1-190 ESL FO Unimproved 

 
Within one-half mile of this property are other ranch uses that have been 
granted Conditional Use Permits and residential properties with horse 
facilities. 
 
General Plan / Character Plan. 
This site is recommended for Rural Neighborhoods on the Land Use Element 
of the General Plan.  In addition, the Desert Foothills Character Plan 
recommends to promote or to enhance the rural character of this area. 
 

APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
The applicant proposes to establish a ranch on this property.  The 6-acre rural 
property is currently used as a single-family residence with barn and arena 
improvements used for personal horse riding activities.  The proposed 
improvements include a covered arena and sheds for a ranch use that consists 
of an on-site horse trainer and horse riding lessons. 
 
Key Issues. 
• The conditional use permit is needed for ranch operations, which in this 

case consists of horse training and horse riding lessons. 
 

IMPACT ANALYSIS Traffic.  
The traffic generation by the proposed ranch use and the existing residence 
result in a minimal impact on Dixileta Road, with an estimated maximum of 
30 total trips per day (based on the anticipated number of employees and 
students).  The ranch use traffic impact is slight compared to the estimated 10 
daily trips that would be assumed if the site were only residential. 
 
Dixileta Road is classified as a minor collector street that provides a 
connection between Scottsdale Road and Pima Road, the major north-south 
arterials in this northern area.  North Ensueno, which provides access to the 
Sincuidados Subdivision, is the only intersecting paved street on Dixileta Road 
between Pima and Hayden Roads. 
 
Parking.  
Three spaces are required, three are provided at the guesthouse and residence. 
Additional parking for the ranch use is located approximately 250 feet south of 
Dixileta Drive adjacent to the existing barn. 
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Development information.   
• Existing Use:  Single-family residential. 

• Buildings/Description:   1 single-family residence with accessory 
studio building; 1 guesthouse; 2 barns; 
ancillary storage sheds; 1 open air arena; 
and 2 corrals; a proposed covered arena is a 
part of this proposal. 

• Parcel Size:  6.18 acres 

• Building Height Allowed:  24-feet 

• Existing Building Height:   Approximately 23-feet 

 
Policy Implications.  
This site is located in the Desert Foothills Character Plan area.  This plan 
promotes the rural character of the area by establishing guidelines for the 
design and development.  The key goals are: 

1. Preserve the natural, visual qualities of the lush upper desert by using 
desert-sensitive buildings and techniques.  The ranch request 
continues the preservation of natural open space already provided by 
the site’s residential development, rural site design, and maximum 24-
foot building height as required in the ESL district (the existing 
development was built prior to the maximum 24-foot height 
requirement); and also the provisions of the FO district including 
maximum enclosed lot area, accessory building provisions, and 
lighting.   

2. Promote connected areas of desert open space and trails.  The natural 
area open space is not proposed to change.  A secondary/local trail is 
within the right-of-way along the south side of Dixileta Drive.  The 
secondary/local trail connects to other trails which serve the 
community. 

3. Identify and celebrate the rural desert character of the Desert Foothills 
area.  The ranch use will add to the number of horse ranches in this 
area.  The site improvements will be of a rural character, consistent 
with the character plan. 

 
Use Permit Criteria. 
Conditional use permits, which may be revocable, conditional, or valid for a 
specified time period, may be granted only when expressly permitted after the 
Planning Commission has made a recommendation and the City Council has 
found as follows: 
 
A.  That the granting of such conditional use permit will not be materially 

detrimental to the public health, safety or welfare. In reaching this 
conclusion, the Planning Commission and the City Council's consideration 
shall include, but not be limited to, the following factors: 
1. Damage or nuisance arising from noise, smoke, odor, dust, vibration or 

illumination. 
• The proposal does not include any loud speakers.  A condition is 

recommended to prohibit outdoor speakers and speakers in the 
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arena and barn where open windows and doors may occur. 
• Cleaning stalls twice a day and removing manure twice a week 

will control odor per conditions. 
• The east arena is surfaced with washed sand.  Washed sand is a 

ground surface product that is manufactured by washing out 
dust particles from sand, resulting in a surface that produces 
minimal dust impacts compared to unwashed sand.  The other 
arenas have a sand surface.  Dust control will be implemented by 
using the Arena Rx® product. Arena Rx® is a synthetic organic 
dust control fluid that impregnates the arena footing particles.  
When the arena footing is disturbed into the air, the particles fall 
onto the surface rather than becoming airborn. 

• The applicant does not propose any arena lights for the open-air 
arena.  The proposed covered arena will be set 3-feet into the 
existing grade, which will minimize lighting impacts. 

2. Impact on surrounding areas resulting from an unusual volume or 
character of traffic. 
• The approximately 30 vehicles coming to/from this site will be 

distributed throughout the day.  No new traffic control devices 
are needed for this low volume of traffic. 

• The site already has horses, which requires delivery of fodder, 
equipment and supplies; as well as services such as 
veterinary/farrier.  The proposed ranch will make use of those 
already in place services, and this will not add to the existing 
traffic volume. 

B.  The characteristics of the proposed conditional use are reasonably 
compatible with the types of uses permitted in the surrounding areas. 
• West of this site on Dixileta is an existing ranch use at the corner of 

Dixileta and 80th Street.  Some of the residences south of Dixileta 
have horses and all of the abutting properties have horse privileges.  
The lots to the north of Dixileta do not have as much of a rural horse 
property character and the subdivision has existed since the mid-
1980’s within this rural character area.   

C.  The additional conditions specified in Section 1.403, as applicable, have 
been satisfied.  Additional conditions of Section 1.403: 
1.  The minimum property shall be five (5) acres gross. 
� This property is 6.18 acres gross. 
2.  Structures or facilities used for the stabling, storing, showing or training of 
animals and for temporary manure storage shall be set back a minimum of fifty 
(50) feet from any single-family residential property other than those zoned 
R1-190 and R1-130.  Dwelling units, accessory structures incidental to 
dwelling units, and irrigated pasturage may occur within the fifty-foot setback 
area subject to the setback requirements of the applicable zoning district. 
� The site plan demonstrates conformity with this design requirement. 

The abutting properties are zoned R1-190. 
3.  The front yard shall be that of the applicable zoning district or forty (40) 
feet, whichever is greater. 
� The existing development conforms to the front yard setback.  The 

proposed ranch does not introduce new construction in the front yard 
area of the site. 

 4.  There shall be no shows or other activities which would generate more 
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traffic than is normal to a residential area unless the proposed site has direct 
access from a major street as set forth in the City of Scottsdale right-of-way 
standards.  Permission for such shows may be obtained from City Council.  
Notification shall be provided in a letter that explains the nature and duration 
of the activity, accommodations for spectators, traffic impacts and additional 
parking for cars and trailers.  This letter shall be submitted to the City Clerk at 
least one (1) month prior to the date of the show or activity. 
� No shows are proposed and no other activities are proposed. 
5.  All pasture and animal storage shall be enclosed with fences or walls of a 
minimum of four (4) feet six (6) inches in height.  The design of these 
enclosures shall be shown on drawings submitted with the use permit 
application. 
� The existing fences meet this standard and are not changing.  The 

arenas are not used for pasture or animal storage.  No new walls or 
fences are proposed.  

6.  The applicant shall provide a specific plan which includes the physical 
containment and location for manure storage and/or a disposal program which 
minimizes odor and fly impacts on adjacent parcels.  The spreading and tilling 
of manure into the soil of paddock, pasture or arena areas may be considered 
manure disposal. 
� The application contents state that the stalls will be cleaned twice a 

day; the manure removed from the stalls will be stored in a refuse 
container that will be emptied of its contents twice a week.   

 7.  The owner shall provide a specific program for fly control in barn and 
stable areas which minimizes the attraction to and successful breeding of flies. 
� The proposal is to remove the manure twice a week and clean the 

stalls twice a day. 
� Flies can be minimized by: 

• Refuse containers with no holes and snug fitting lids. 
• Keeping the refuse container and surroundings neat and clean. 
• Washing the refuse container weekly. 

These methods of fly control are included in the recommended conditions. 
8.  All laws applicable to the public health must be complied with for the entire 
period of operation of the ranch. 
� The County Health Services enforce public health related complaints. 
9.  All activity and pasture areas shall be grassed, sprinklered, or treated with 
regularly tilled high organic soil mix for dust suppression as approved by the 
project review director. 
� The applicant is proposing to use the Arena Rx® product.  The east 

arena is surfaced with washed sand. 
10.  Upon revocation of the use permit or abandonment of the ranch operation 
any accessory residential structures shall be removed. 
� There are no accessory residential structures requested with this 

conditional use permit. 
 
Community Involvement.   
The applicant completed community involvement requirements by sending a 
letter to nearby property owners and meeting with interested parties.  The 
applicant received favorable comments as a result of this out-reach. 
 
Staff has received one letter and one phone call from two different neighbors 
opposing the proposal.  One e-mail has been received in support of the request.  
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Their concerns were regarding the operations and impact of the ranch on their 
residential property.  Staff explained the application and the conditions the city 
will enforce to minimize impacts on surrounding property. 
 
Community Impact. 
This ranch will add to the number of available horse training and boarding 
facilities in the Desert Foothills area.  The proposal will modify the existing 
use from a residential home with private equestrian facilities to a residential 
home with public equestrian facilities. 
 

STAFF 
RECOMMENDATION 

Recommended Approach:  
Staff recommends approval, subject to the attached conditions. 
 

RESPONSIBLE 
DEPT(S) 

Planning and Development Services Department 
Current Planning Services 
 

STAFF CONTACT(S) Kira Wauwie 
Project Coordination Manager 
480-312-7061 
E-mail: kwauwie@ScottsdaleAZ.gov 
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STIPULATIONS FOR CASE 27-UP-2004 
 
 
PLANNING/ DEVELOPMENT 
 
1. CONFORMANCE TO DEVELOPMENT SUBMITTAL.  Development shall conform with the site 

plan entitled Heitel Ranch Permit originally designed by Anderson-Nelson, Inc. with a city 
received date of 9/3/04.  These stipulations take precedence over the above-referenced site plan.  
Any proposed significant change, as determined by the Zoning Administrator, shall be subject to 
subsequent public hearings before the Planning Commission and City Council. 

 
2. USE. 

a. Any shows shall be subject to approval by the City Council. 
b. Any activities that generate traffic greater than normal to the permitted ranch use on this site 

shall be subject to approval by the City Council. 
 
3. NOISE. 

a. There shall be no outside speakers, voice amplification, or public address system on this site. 
b. There shall be no speakers, voice amplification, or public address system for the covered 

arena and barn. 
 
4. MANURE DISPOSAL. 

a. Method. 
(1). The barn stalls, open and covered arenas, and animal storage areas including pastures 

shall be cleaned of manure twice a day. 
(2). The manure shall be put into a refuse container immediately after removal from the stalls. 

b. Refuse container(s).  Before operating the ranch, the owner shall provide a refuse container 
that meet the following standards and the refuse containers shall meet these standards for 
the duration of the ranch use.  
(1). Refuse container(s) for collecting and storing arena, paddock, and stable manure to be 

disposed off-site shall be provided and shall be enclosed by walls. 
(2). The refuse container(s) shall be maintained in good condition, with snug fitting lids and 

no holes in the sides, bottom or top of the refuse container(s). 
(3). The refuse container(s) shall be emptied twice a week. 
(4). The refuse container(s) shall be washed and sanitized once a week. 
(5). The refuse container(s) shall be monitored to ensure a neat and clean state. 
Conformance to these refuse container standards shall be stisfactory to City staff. 

 
5. DUST CONTROL. 

a. All driveway and parking areas shall be regularly treated for dust suppression as needed or 
shall be paved, to the satisfaction of City staff. 

b. The property owner shall use and maintain Arena Rx, or alternative treatment subject to 
Planning and Development staff approval, for the surface of the arena to the satisfaction of 
City staff. 

 
6.  LIGHTING. 

a. There shall be no lighting of the outdoor arena. 
b. Any lighting of the covered arena shall conform to the following: 

(1). Ambient light levels for low light illuminance not to exceed 1.5 fc average and 6 fc 
maximum; 

(2). Ambient low light trespass standards not to exceed 0.3 fc at the property line; 
(3). All lighting shall be full cutoff and directed down; 
(4). All light sources shall not be visible from off-sight; and 
(5). Lighting shall be subject to Development Review Board review and approval. 
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ENVIRONMENTAL DESIGN 
 
 
1. NATURAL AREA OPEN SPACE MAINTENANCE AND PRESERVATION.  At the time of 

Develoment Review Board submittal or Plan submittal for permitting, a revised NAOS plan shall 
be provided and subject to approval by City staff. 

 
CIRCULATION 
 
1. ACCESS RESTRICTIONS.  Before the issuance of any building permit for this site, the property 

owner shall record a 1-foot vehicular non-access easement along Dixileta Drive except at existing 
driveway locations, to the satisfaction of City staff. 

 
DRAINAGE AND FLOOD CONTROL 
 
1. DRAINAGE EASEMENTS.  Before the issuance of any building permit for this site, the property 

owner shall dedicate to the City, in conformance with the Scottsdale Revised Code and the 
Design Standards and Policies Manual, all drainage easements necessary to serve the site. 

 
2. DRAINAGE REPORT/STATEMENT.  The property owner shall submit a conceptual drainage 

report or drainage statement for any proposed site improvements at the time of Development 
Review Board submittal or permit submittal. 

 



   

ADDITIONAL INFORMATION FOR CASE 27-UP-04 
 
 
PLANNING/DEVELOPMENT  
 
1. DEVELOPMENT REVIEW BOARD.  The City Council directs the Development Review Board's 

attention to: 
 

a. A plan indicating the total lot coverage allowable under the Foothills Overlay, 
b. Wall design. 

 
 
 
ENGINEERING  
 
1. RESPONSIBILITY FOR CONSTRUCTION OF INFRASTRUCTURE.  The developer shall be 

responsible for all improvements associated with the development or phase of the development 
and/or required for access or service to the development or phase of the development.  
Improvements shall include, but not be limited to washes, storm drains, drainage structures, 
water systems, sanitary sewer systems, curbs and gutters, paving, sidewalks, streetlights, street 
signs, and landscaping.  The granting of zoning/use permit does not and shall not commit the city 
to provide any of these improvements. 

 
2. FEES.  The construction of water and sewer facilities necessary to serve the site shall not be in-

lieu of those fees that are applicable at the time building permits are granted.  Fees shall include, 
but not be limited to the water development fee, water resources development fee, water 
recharge fee, sewer development fee or development tax, water replenishment district charge, 
pump tax, or any other water, sewer, or effluent fee. 

 
3. STREET CONSTRUCTION STANDARDS.  The streets for the site shall be designed and 

constructed to the standards in the Design Standards and Policies Manual. 
 
4. CITY CONTROL OF ACCESS.  The city retains the right to modify or void access within city right-

of-way.  The city’s responsibility to promote safe conditions for the traveling public takes 
precedence over the stipulations above. 
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Attachment #8. Citizen Involvement 
 

 

 
 

 
 
 
 

The above attachment is on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 
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